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Report of the Head of Development Management and Building Control  
Committee Report  Application Report 

 
 

    
Case Officer:   Emilie Bateman                            78323/APP/2024/968  

 
Date 
Application 
Valid: 

12.06.2024 Statutory / 
Agreed 
Determination 
Deadline: 

08.11.24 

Application 
Type:  

Full Ward: Eastcote 

 
 
Applicant: Mr B Berisha 

 
Site Address: 140 Linden Avenue, Ruislip 

  
Proposal: Erection of 2 No. semi-detached dwellings 

including habitable accommodation within the 
roof space and one basement with associated 
parking and amenity space, following the 
demolition of existing bungalow.  
 

Summary of 
Recommendation: 
 

GRANT planning permission subject to 
conditions 

Reason Reported 
to Committee: 

Required under Part 3 of the Planning Scheme of 
Delegation (Petition received) 
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 Summary of Recommendation: 
  
 GRANT planning permission subject to the conditions set out in 

Appendix 1. 
  
  
1 Executive Summary 
  
1.1 Planning permission is sought for the demolition of the existing bungalow and the

erection of a pair of semi-detached dwellings to provide 1 x 3-bedroom 
dwelling and 1 x 4-bedroom dwelling, including associated hard and soft 
landscaping. 

  
1.2 During the course of the assessment, the plans have been revised with the initial 

two detached dwellings being replaced by two semi-detached dwellings which 
would be set in from both side boundaries. This would ensure that the 
development sits comfortably within the context of the wider street. It is considered 
that the proposed dwellings would not cause harm to the character and 
appearance of the area. The overall siting, scale, bulk, height and design of both 
properties would be in line with the prevailing street character which comprises a 
mixture of detached two storey dwellings and single storey bungalows, with a 
mixture of architectural styles. Condition 4 has also been included to secure the 
finer detail of the materials.  

  
1.3 Given the separation distances involved, coupled with the siting, scale and height 

of the proposed dwellings, it is considered that the proposal would not cause 
undue harm on the residential amenity of neighbouring occupiers. 

  
1.4 The proposed dwellings would provide satisfactory internal living conditions and 

external amenity space for future occupiers. 
  
1.5 The on-site car ing 

requirements and the sed no objections to 
the parking provision. The Highways Officer is satisfied that the proposal would 
not lead to parking stress or present a risk to highway safety. 

  
1.6 It is noted that the development would be in proximity to a tree protected by a Tree 

Preservation Order (TPO). An arboricultural report has been submitted with the 
application. The   Trees Officer has reviewed this report and is satisfied 
that the long-term future of the TPO tree would be secured. The proposal would 
not adversely impact on the health of the trees on the adjoining site.  
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1.7 During the process of the application, a petition in objection to the development 
was received. The main issues which shall be addressed within this Committee 
Report relate to the intensification of the site and the impact on the character and 
appearance of the street scene and the road. 

  
1.8 Due regard has been given to  

against the application. However, it is concluded on balance, that the proposal 
complies with the Development Plan and no material considerations indicate that 
a contrary decision should be taken. The planning application is therefore 
recommended for approval subject to the conditions set out in Appendix 1. 

  
  
2 The Site and Locality 
  
2.1 The application site relates to a detached bungalow on the southern side of Linden 

Avenue, which is a cul-de-sac served by a private road. The site benefits from two 
garages, both accessed either side of the bungalow from the road. 

  
2.2 The street scene on Linden Avenue is a mix of single and double storey detached 

dwellings, with no prevalent architectural style. The dwellings are set back from 
the highway with off street parking. The two dwellings to the north of the bungalow
on the opposite side of the road, Numbers 177 and 179 Linden Avenue, have dual-
pitched roofs with gabled side ends. One benefits from a large flat roofed rear 
dormer. Number 138 and 138A located adjacent to the site to the southwest are 
new builds with hipped crown roofs. To the northeast is a pre-school and directly 
to the east, abutting the site boundary, is green space (Columbia Avenue Field) 
managed by Hillingdon Council.  

  
2.3 According to the Council's GIS, the site is within Flood Zone 1 and a Critical 

Drainage Area. The site has a Public Transport Accessibility Level (PTAL) of 3 
(Moderate). The trees in the green space to the east are protected by Tree 
Preservation Order 327.  

  
 Figure 1: Location Plan (application site edged red) 
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 Figure 2: Photo of the Application Property from the street  
  
 

 
  
  
3 Proposal  
  
3.1 Planning permission is sought for the erection of 2no. semi-detached dwellings 

including habitable accommodation within the roof space and one with a 
basement. Alongside the associated works, parking and amenity space and 
demolition of existing bungalow. 

  
3.2 Revisions have been sought throughout the application process to reduce the 

height and mass of the proposed dwellings. In addition, revisions sought to 
address the over provision of car parking, protect adjacent trees and improve soft 
landscaping. 
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 Figure 3: Proposed Site Plan (please note  larger version of plan can be found 
in the Committee Plan Pack) 

  
 

 
  
 Figure 4: Proposed Basement and Ground Floor Plan (please note  larger 

version of plan can be found in the Committee Plan Pack) 
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 Figure 5: Proposed First Floor and Loft Plan (please note  larger version of 

plan can be found in the Committee Plan Pack) 
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 Figure 6: Proposed Elevation (please note  larger version of plan can be found 
in the Committee Plan Pack) 

  
 

  
 Figure 7: Proposed Street Scene Elevation (please note  larger version of plan 

can be found in the Committee Plan Pack) 
  
 

 
  
  
4 Relevant Planning History 
  
4.1 There is no relevant planning history related to the property. 
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5 Planning Policy  
  
5.1 A list of planning policies relevant to the consideration of the application can be 

found in Appendix 3. 
  
6 Consultations and Representations 
  
6.1 Eighteen neighbouring properties and the Eastcote Residents' Association were 

consulted on 18th June 2024. A site notice was also displayed on 8th July 2024.  
  
6.2 It is noted that originally two detached properties were proposed, with a similar 

floorplan. Revised plans for semi-detached properties were received which 
removed the gap between the dwelling and a re-consultation took place on 26th

June 2024. A further re-consultation took place on 9th July 2024 with minor 
amendments. A final re-consultation took place on 7th August 2024 with an 
updated description. The consultation period expired on 21st August 2024. 

  
6.3 Subsequent revisions were received which further reduced the scale of the 

development. Given these further reductions it was not considered necessary to 
re-consult.  

  
6.4 Representations received in response to public consultation are summarised in 

Table 1 (below). Consultee responses received are summarised in Table 2 
(below). Full copies of the responses have also separately been made available 
to Members. 

  
 Table 1: Summary of Representations Received  

 
Representations Summary of Issues 

Raised 
 

Planning Officer 
Response 

A petition was 
received with 22 
valid signatures in 
objection to the 
proposal  

1. Concerns regarding 
appearance (including 
dormers and roof profile 

 shape/height). 

Discussed in Para 7.19 of 
this report. 
 

2. Concerns regarding 
proposed basement  
removal of soil alone 
would take significant 
amount of time. 

Discussed at paragraphs 
7.22- 7.26  of this report. 
 

3. Concerns regarding 
depth of rear extension. 

Discussed at paragraph 
7.17 of this report. 
 

4. Design: Not in keeping 
with the character; 
Semi-detached is out of 

Discussed at paragraphs 
7.13-7.21 of this report. 
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character; Size and 
scale is imposing. 

5. Overdevelopment  
proposed development 
covers 285 sqm. 

Discussed at paragraph 
7.15 of this report. 
 

6. Neighbour amenity 
issues (Loss of privacy, 
daylight, outlook and 
overshadowing).   

Discussed at paragraphs 
7.28 -7.36 of this report.  
 

7. Concerns regarding 
impact on private road 
due to construction; the 
street lacks a footpath 
and residents currently 
use the narrow road as 
pedestrian assess. 

Given the road is private, 
this would be a civil matter. 
 
Highways safety and 
parking matters is also 
discussed at paragraphs 
7.50-7.60 of this report. 

8. Concerns regarding 
protected trees, 
including pruning and 
wildlife concerns. 

Discussed at paragraphs 
7.65 - 7.72 of this report.  

9.  Neighbouring residents 
were not informed.  

On schemes of this scale, 
community engagement 
carried out by the applicant 
prior to submitting an 
application is not required. 
Adjoining neighbours were 
notified as part of the 
planning process. A site 
notice was also displayed 
to the front of the site. The 
LPA have met the statutory 
consultation requirements.  

10. Noise and construction 
impacts; length of time 
it will take to complete 
the project. 

Noise and disturbance 
from building works is 
governed under separate 
legislation and is not a 
material planning 
consideration for this 
application. A construction 
management plan would 
also be conditioned to 
ensure that the impact on 
neighbouring properties 
from traffic and 
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disturbance is minimised 
during the construction 
phase.  This is discussed 
within paragraph 7.59 of 
this report.  

11.  Structural and 
foundations concerns.  

Should planning 
permission be granted, 
structural and foundations 
issues would be addressed 
within a subsequent 
building regulations 
application. An informative 
would be added to any 
approval reminding the 
applicant of other 
regulations that need to be 
complied with.  

12. Drainage concerns, 
including no Basement 
Impact Assessment 
(BIA) submitted  need 
to submit a 
comprehensive 
drainage plan; the plan 
must address how both 
surface water and 
groundwater will be 
managed to prevent 
exacerbating the 
existing drainage 
issues. It should include 
details of waterproofing 
and water management 
measures and evidence 
how groundwater will 
be managed. 

During the course of the 
assessment, a Basement 
Impact Assessment was 
provided by the applicant.  
 
Drainage matters are 
discussed at paragraphs 
7.81-7.92 of this report.  

Six individual 
letters of objection 
have been 
received 

I. Impact on adjoining 
neighbours  amenity 
(Loss of privacy,  
overlooking, outlook, 
daylight and 
overshadowing). 

Discussed at paragraphs 
7.28-7.36 of this report.  
 

II. Noise and disturbance.  Discussed at paragraphs 
7.61-7.62 of this report. 
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III. Out of character 
(including height, 
disrupts the uniform 
appearance with 
introduction of semi-
detached properties). 

Discussed at paragraphs 
7.11-7.21 of this report. 
 

IV. Concern regarding 
basement, including BIA 

 lack of geotechnical 
survey to understand 
the structural impact, 
lack of basement 
management plan, 
drainage and flooding, 
structural and 
foundations impact from 
works, basement not in 
keeping with the 
existing architectural 
styles of neighbouring 
properties.  

Discussed in paragraphs 
7.86 - 7.92 of this report. 
 

V. Impact on trees and 
tree works carried out 
without necessary 
permissions from the 
neighbours.  

Discussed at paragraphs 
7.65 - 7.72 of this report. 
 

VI. Overcrowding. The addition of one 
dwelling is not considered 
to result in overcrowding of 
the area. In addition, the 
dwellings meet internal 
and external space 
standards. 
 

VII. Overdevelopment (the 
rear building line 
exceeds the current 
building line).  

Discussed at paragraph 
7.13  7.21 of this report. 
 

VIII. Parking and congestion 
concerns (including 
pedestrian safety). 

Discussed at paragraphs 
7.50 - 7.60 of this report. 
 

IX. Drainage and flooding 
of dwellings. 

Discussed in paragraph 
7.81 - 7.92 of this report. 
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Improvements needed 
to the drainage system. 
Lacks a comprehensive 
drainage plan and 
connects to an 
inadequate system 
worsening flood risk. 

 

X. Safety and impact 
concerns for local pre-
school.  

These concerns are noted 
and prior to the 
commencement of building 
works a Construction 
Management Plan would 
need to be agreed, as it is 
secured by condition 
(Condition 3). 

XI. Concern regarding the 
condition of the private 
road. 

It is acknowledged that the 
site is situated on a private 
road. The upkeep of this 
highway would be the 
responsibility of individual 
properties along the 
private road. This is a civil 
matter between the 
residents of the private 
street.  

XII. Ecological, biodiversity 
and wildlife concerns 
including reduction in 
green space. 

Discussed at paragraphs 
7.73 - 7.80 of this report. 
 

XIII. Impact on environment 
including noise, dust 
and air pollution. 

Air quality is discussed at 
paragraph at 7.63 of this 
report. 
 
Noise and dust pollution 
would be mitigated and 
minimised by the 
Construction Management 
Plan which will be secured 
by Condition 3. 
 

XIV. Sustainability concerns.  Discussed at paragraphs 
7.93 - 7.96 of this report. 
 

XV. Impact on services such 
as water supply, 

This utilities servicing of 
the site is not a material 
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sewage, drainage and 
gas. 

planning consideration. It 
is dealt with outside the 
realms of the planning 
legislation post decision 
through building regs and 
other associated 
regulations.  

XVI. Construction concerns 
due to nature of private 
road. 

Potential construction 
impacts and disturbance 
would be addressed and 
minimised by the 
Construction Management 
Plan which will be secured 
by Condition 3.  

XVII. Lack of detailed 
assessment. 

Additional information has 
since been provided. The 
Committee Report details 
how the submission is 
adequate, subject to 
conditions. 

XVIII. Insurance and liability 
concerns.  

This is not a material 
planning consideration. As 
such this matter has not 
been discussed further. 

XIX. Sets a precedent and 
the cumulative impact of 
similar proposals. 

Discussed at paragraph 
7.2 of this report. 
 

XX. Impact on access of 
emergency services. 

Discussed at paragraph 
7.57 of this report. 

XXI. Incorrect certificate 
signed as it appears 
that the creation of the 
basement could 
encroach onto 
neighbouring property.  

Certificate A has been 
signed to declare that the 
owner has Sole Ownership 
and there is no agricultural 
tenants. 
 
The basement is proposed 
within the red line site 
boundary. 
 
An encroachment 
informative has been 
added. 
 

XXII. Objection via The Party 
Wall Act 1996. 

An informative has been 
added regarding The Party 
Wall Act 1996, which is not 
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a material planning 
consideration. 

Eastcote 
Residents 
Association  

Concerns regarding the 
description of development 
and ensuring it is accurate 
(summarised). 
 
 
 
 
 
 
 

representation, a re-
consultation took place 
with a clear description 
which includes reference 
to habitable 
accommodation in the 
roofspace and the 
basement. 

Concerns regarding 
revised plans. Noted that 
the original plans showed 
detached dwellings. 
Second/third set of 
revisions did not include a 
first-floor plan. 
 

Similarly, a re-consultation 
took place following receipt 
of the revised plans on 07-
08-24. It is noted that the 
first-floor plan only 
marginally varies from the 
first set of plans which 
were consulted on.  
 

The design: - 
The width and height of 
two semi-detached house, 
create a very bulky and 
overbearing effect in this 
corner of Linden Avenue 
and particularly against 
138a.  
 

Discussed at paragraphs 
7.11-7.21 of this report. 
 

The basement: - 
Apart from the basement 
being on the drawings, the 
application includes no 
information whatsoever to 
comply with the 
requirements of DMHD3.   
 

Discussed at paragraphs 
7.22 -7.27 and 7.81 - 7.92 
of this report.   
 

Trees: - 
The site boarders on 
Columbia Avenue 
Recreation Ground and 
there are a significant 
number of mature trees 
very close to the fencing 
which separates one side 
of the property from the 
recreation ground.    

Discussed in paragraphs 
7.65 -7.72 of the report.  
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The application seems to 
have had difficulty 
identifying the trees and 
the drawings give no 
sense of the actual 
number, position and size. 
A tree survey and a tree 
protection plan are 
urgently needed. 
 
Landscaping: - 
Particularly in relation to 
the front gardens, details 
of the percentage and 
planting of green areas 
and the permeability of the 
hard landscaping should 
be provided. 
 

These details are noted on 
the site plan. 

Sustainable drainage: - 
Relative to the size of the 
site, with the increased 
number of people 
accommodated, and the 
increased number of areas 
using water, there will be a 
significant increase in 
water usage. The 
application has not 
provided any information 
on the provision of SuDS 
solutions. 
 

 states that 

now a material planning 
consideration for the local 

  In 
addition, the government 
has recommended that 
sustainable drainage 
systems become 
mandatory for new 
developments in England 
from 2024. Whilst it is 
understood that this is still 
to be ratified, the 
imperative for developers 

Discussed at paragraphs 
7.81 - 7.92 of this report. 
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to be held to account to 
provide and, more 
importantly, go on to enact, 
effective drainage design 
is even greater than ever. 
 
Accessibility: -  
Level access thresholds 
were detailed in the initial 
detached drawings but are 
not shown on the ground 
floor semi-detached 
drawings.  There is no 
information that suggests 
that the development will 
ensure the requirements of 
Part M4(2) are met.   
 

Discussed at paragraph 
7.49 of this report. 

Secure by Design: -  
Addressing security issues 
seems important 
particularly as property 142 
will be adjacent to open 
land on one side, creating 
a vulnerability. 
 

Discussed at paragraph 
7.18 of this report. 

No Design and Access 
Statement 

A Design and Access 
Statement was requested 
and supplied. 

 

  
 Table 2: Summary of Consultee Responses 

 
Consultee and Summary of Comments 
 

Planning Officer 
Response 

Access Officer 
 
This proposal for the erection of two semi-detached 
dwellings has been reviewed with reference to 
London Plan Policy D7. No accessibility concerns 
are raised subject to the following Conditions 
attached to any approval:  
 
Prior to any works on site above damp proof course 
level, details of step free access via all points of 
entry and exit shall be submitted to, and approved in 
writing, by the Local Planning Authority. The 
measures implemented as approved shall be 
retained thereafter.  
 

 
 
Noted. These 
conditions have been 
included in this 
recommendation.  
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REASON To ensure housing of an inclusive design 
is achieved and maintained in accordance with 
Policies D5 and D7 of the London Plan (2021).  
 
The dwellings hereby approved shall accord with the 
requirements of Policy D7 of the London Plan and 
shall not be occupied until certification of compliance 
with the technical specifications for an M4(2) 
dwelling, as set out in Approved Document M to the 
Building Regulations (2010) 2015, has been 
submitted to, and approved in writing, by the Local 
Planning Authority. All such provisions must remain 
in place for the life of the building. 
 
REASON: To not only allow the Building Control 
body to require the development to comply with the 
optional Building Regulations standards, but to also 
ensure the appropriate quantity and standard of 
accessible and adaptable housing is constructed and 
maintained in accordance with policy D7 of the 
London Plan. 
 
Tree Officer 
 
T1, T2, T3 and G1 are situated within an LBH 
managed open space. We would not allow residents 
to remove trees owned by us. 
 
T4 and T6 are both Lime trees. This species is more 
tolerant of pruning than other species and should be 
OK with the proposed crown pruning. However, the 
potential for root disturbance is high and I have 
concerns about this. 
 
 
REVISED COMMENTS FOLLOWING REVISED 
PLANS AND AMENDED TREE SURVEY 14.10.24 
 
I have read their reply and updated documents. No 
objections so happy for you to approve, subject to a 
condition securing the formal Tree Protection Plan 
and Method Statement.  
 
 

The applicant has 
confirmed the trees 
are to remain, the 
report highlighted that 
they were Cat U. 
 
 
Noted that the 
proposed crown 
pruning is acceptable. 
 
 
 
Revisions were 
sought regarding the 
root disturbance 
which included 
reducing the 
proposed width of 
No.142 and providing 
additional information 
regarding the 
foundations 
(engineered floor slab 
supported on 
concrete piles) and 
utilities. 
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It is noted that T1, T2, 
T3 and G1 are 
outside of the red line 
boundary and the 
agent has confirmed 
the proposal does not 
propose the removal 
of them. 
 

Highways 
 
Concerns regarding overprovision of parking 
 
 
 
REVISED COMMENTS FOLLOWING REVISED 
PLANS 
 
The maximum requirement for a three to four-
bedroom dwelling with curtilage is in the region of 1 
space to be provided on-site to comply with the 
overriding regional parking standard.  
This level of provision is proposed which conforms to 
the standard. 
 
In terms of cycle parking there should be a provision 
of 1 secure and accessible space per unit. Secure 
accommodation of 3 spaces per unit is indicated to the 
rear of the build which is considered an appropriate 
arrangement. 
 
In line with the London Plan (2021), within the final 
parking quantum there is a requirement for a minimum 
20% 'active' EVCP provision with all remaining spaces 
being designated as 'passive' provision. In this case, 
the proposal should incorporate 1 'active' space per 
unit which the applicant has confirmed. 
 
In safety terms, any frontage boundary treatment with 
Linden Avenue should be avoided (as is the case at 
present) to help ensure satisfactory sight-line inter-
visibility between vehicles and pedestrians using the 
roadway.  
 
There will be little discernible difference in vehicle 
bound activity as compared to activity linked with the 
existing single dwelling hence any generated activity 
can therefore be absorbed within the local road 

 
 
Noted. Revisions 
secured and 
reconsulted. 
 
 
 
 
Noted. 
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network without notable detriment to traffic congestion 
and road safety. 
 
Refuse collection would continue via the roadway. In 
order to conform to accepted 'waste collection 
distances' from the public highway, the storage area 
should ideally be positioned within 10m of a refuse 
vehicle. A bin storage area for both dwellings is 
depicted to the rear of the build which exceeds the 
said parameter. However, it is accepted that it is 
highly likely that an informal on-plot management 
regime will be established to ensure that any refuse is 
positioned within the above distance parameter on 
collection days. There are no further observations. 
 
A full and detailed CMP would be a requirement given 
the constraints and sensitivities of the local residential 
road network to avoid/minimise potential detriment to 
the public realm. It will need to be secured under a 
suitable planning condition. 
 
The application has been reviewed by the Highway 
Authority who are satisfied that the proposal would not 
discernibly exacerbate congestion or parking stress, 
and would not raise any measurable highway safety 
concerns, in accordance with Local Plan: Part 2 
Development Management Plan Policies DMT 1, 
DMT 2 & DMT 6 and Policy T4, T5 and T6 of the 
London Plan (2021). 
 
 
Environmental Specialist Team  
 
No objections to the proposed development. The 

 Head of Environmental Specialists is 
satisfied with the information submitted within the 
Basement Impact Assessment. The basement is not 
shown to be within an area with a susceptibility to 
groundwater flooding.  Consequently, there is a low 
risk of harm associated with the basement in relation 
to flood risk. The area is not prone to any other form 
of flooding (i.e. at risk of flooding in a 1:100-year 
event).  No potential concerns for groundwater 
impacts have been identified in recent times. This is 
supported by the flood mapping data which 
demonstrates that there is no known flooding 
problems mapped at the site.   
 

 
 
These comments and 
no objection are 
noted.   
 
Further assessment 
on the basement and 
concerns regarding 
potential flooding are 
addressed at 
Paragraphs 7.80-7.86 
of this report.  



Hillingdon Planning Committee  5th November 2024  

PART 1  Members, Public & Press 
 

It is noted that further requirements and investigation 
works related to the delivery of the basement would 
be required within a Building Control application 
which would thoroughly review the stability of the 
structure and water tightness. 

 

  
  
7 Planning Assessment 
  
 Principle of Development  
  
7.1 Policy DMH 1 of the Hillingdon Local Plan: Part 2 - Development Management 

Policies (2020) states that the net loss of existing self-contained housing will be 
resisted unless the housing is replaced with at least equivalent residential 
floorspace. Policy DMH 2 of the Hillingdon Local Plan: Part 2 - Development 
Management Policies (2020) states that the Council will require the provision of a 
mix of housing units of different sizes in residential schemes to reflect the Council's 
latest information on housing need.  

  
7.2 The principle of residential use has already been established by the existing 

dwelling at the site. The existing bungalow is simplistic in design and of no 
significant architectural merit. The property is not a listed building or within a 
designated heritage area that would provide some level of protection in relation to 
demolition. The character of the area adjacent the site is two storey properties with 
many having received planning permission in recent times. The proposal would 
not lead to any precedent for similar styles or have a detrimental cumulative 
impact. The design section of this report (paras. 7.11-7.26) covers the 
development in more detail. It is also noted that the principle of demolishing the 
existing bungalow and replacing it with two dwellings was established on the 
neighbouring plot at Numbers 138 and 138A Linden Avenue (ref: 
11121/APP/2012/1922). These properties are situated directly opposite the 
application site and provide some variance to the street scene in their overall 
architectural style.  

  
7.3 Whilst an existing family sized dwelling would be demolished, it would be replaced 

by 1 x three-bedroom and 1 x four-bedroom dwellings. The proposal would 
therefore not result in a net loss of family sized housing (defined as three-bedroom 
or more units in the London Plan) and would contribute 1 x additional family sized 
dwelling to the borough's housing stock. The proposal is therefore in accordance 
with Policies DMH 1 and DMH 2 of the Hillingdon Local Plan: Part 2 - Development 
Management Policies (2020).  

  
7.4 Due to the position of the proposed dwellings, it is considered that the proposal 

would not constitute as backland or garden development. As such, Policy DMH 6 
of the Hillingdon Local Plan: Part 2 - Development Management Policies (2020) is 
not applicable, in this instance.  

  



Hillingdon Planning Committee  5th November 2024  

PART 1  Members, Public & Press 
 

7.5 It should also be noted that the Council is currently able to demonstrate at least a 
five-year supply of deliverable housing sites. As such, the "tilted balance" as set 
out in Paragraph 11d) of the NPPF (2023) is not engaged.  

  
7.6 Notwithstanding the above, there are other planning considerations that need to 

be considered which are discussed in the other sections of this report, including 
the proposal's impact on the character and appearance of the area and 
neighbouring residential amenity. Consequently, the principle of residential 
development in this location is acceptable, subject to other planning 
considerations.  

  
 Housing Mix 
  
7.7 Policy H10 of the London Plan (2021) states that new development should consist 

of a range of unit sizes. Policy DMH 2 of the Hillingdon Local Plan: Part 2 -
Development Management Policies (2020) states that the Council will require the 
provision of a mix of housing units of different sizes in schemes of residential 
development to reflect the Council's latest information on housing need. The 
Council's current information on housing need indicates a substantial borough-
wide requirement for larger affordable and private market units, particularly 3-
bedroom properties, as identified in the Strategic Housing Market Assessment 
2016. 

  
7.8 In accordance with Policy DMH 2 of the Hillingdon Local Plan: Part 2 -

Development Management Policies (2020), developments should demonstrate 
how the provision of family housing has been optimised to address local needs. 
The proposed housing mix comprises 1 x three-bedroom and 1 x four-bedroom 
dwellings. Therefore, the proposal would consist of an appropriate housing mix in 
accordance with Policy DMH 2 of the Hillingdon Local Plan: Part 2 - Development 
Management Policies (2020) and Policy H10 of the London Plan (2021). 

  
 Density  
  
 7.9 Policy D3 of the London Plan (2021) states that all development must make the 

best use of land by following a design-led approach that optimises the capacity of 
sites. Policy DMHB 17 of the Hillingdon Local Plan: Part 2 - Development 
Management Policies (2020) states that all new residential development should 
take account of the Residential Density Matrix contained in Table 5.2.  

  
7.10 Numerical density levels are considered more appropriate to larger sites and are 

not typically used in the assessment of schemes of less than 10 units. The key 
consideration is therefore whether the development would acceptably integrate 
with the character and appearance of the locality and would respect residential 
amenity considerations. Please refer to the other sections of this report which 
assesses these planning considerations in further detail. 
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 Design / Impact on the Character and Appearance of the Area 
  
7.11 Policies D3 and D4 of the London Plan (2021) requires that new development is 

of high-quality design and responds to a site's context. Policy BE1 of the Hillingdon 
Local Plan: Part One - Strategic Policies (2012) states that all new developments 
should achieve a high quality of design in all new buildings and the public realm 
contributes to community cohesion and a sense of place. 

  
7.12 Policy DMHB 11 of the Hillingdon Local Plan: Part 2 - Development Management 

Policies (2020) states that all development will be required to be designed to the 
highest standards and incorporate principles of good design. Policy DMHB 12 of 
the Hillingdon Local Plan: Part 2 - Development Management Policies (2020) 
advises that development should be well integrated with the surrounding area. 

  
7.13 This part of Linden Avenue is residential in character and includes both two-storey 

and single-storey dwellings. There is large variation in terms of their architectural 
style and detailing, with a number of newer developments on the road. The 
application site is situated to the south-eastern end of Linden Avenue and is the 
end property along the street, abutting a club and public field to the east. Within 
this immediate section of Linden Avenue, there is a variance in the overall design 
styles with two storey dwellings dominating the overall character. Whilst there are 
no semi-detached dwellings on this section of the road, there are multiple within 
the surrounding roads as well as two-storey terraced dwellings on Linden Avenue 
itself. The properties opposite the application site at Nos 177 and 179 Linden 
Avenue, whilst technically detached properties in overall design, they give the 
appearance of a terrace or semi-detached format from longer viewpoints along 
this street. Both these properties are distinctively different and add to the variance 
in the overall street design as can be seen in Figure 8 below.   

  
7.14 The proposed dwellings would be set in approximately 1 to 2.3 metres from each 

side boundary and measure at max 7.64m in height. Notably the neighbouring 
dwelling at No.138a measures 7.415m in height and opposite Number 175 
measures 8.27m in height. Numbers 177 and 179 measure 7.95m in height. 
Therefore, the overall height of the proposed building will not appear at odds with 
the established character. It would be modestly higher than the adjoining 
neighbour and given the set in from the boundary and narrow viewpoints of the 
building line from the street, this would not be prominent. As this is an end property 
along the street, there is also more scope for a modest variation in height from its 
neighbour. This height variance is quite evident from the properties on the 
opposite side of the street shown in Figure 8 below. These properties opposite the 
site would continue to be higher than the application site.   

  
7.15 Revisions have been received during the course of the application ensuring the 

bulk, scale, mass and general appearance of the properties align with the
prevailing character. Whilst it is acknowledged that the properties are largely 
detached along Linden Avenue, there is a variety in overall styles. The proposed 
dwellings would appear similar in size and design to surrounding properties and 
as such would integrate well with the character and appearance of the street 
scene. The size and positioning is proportionate and would not lead to an 
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overdevelopment of the site. Sufficient garden space is demonstrated to the front 
and rear property lines, with set-ins from both boundaries, thereby ensuring the 
buildings do not appear cramped in appearance.  

  
 

 
Figure 8: Street scene directly opposite the application site. 

  
7.16 The proposed development has incorporated within its design finish, established 

features along the street. As noted above, Numbers 177 and 179 Linden Avenue
benefit from gable-end roofs and Number 175 benefits from a projecting gable bay 
feature, both of which are design features in the proposed dwellings. The centrally
positioned double height projecting gable bay features enhance the gable-end
roofs by providing a level of visual interest to the façade. It visually breaks up the 
eaves to the betterment of the overall design. Decorative brickwork would be 
installed above the fenestration with the windows of suitable slimline glazing which 
further enhances the design finish. The façade would be in red brick work, which 
is established along the street, together with Redland plain roof tiles to match 
those on Number 138 Linden Avenue. These details would be secured via 
condition (Condition 4). Given the overall quality of the finish, the dwellings would 
blend into the immediate character. In turn, the development would respond
positively along the street scene when viewed from longer viewpoints, where the
gable bay features would blend in with the wider street appearance and character. 

  
7.17 In addition, the proposed dwellings respect the front and rear building lines of the 

adjoining dwellings, with the single storey rear element projecting 3.4m past the 
principal rear elevation of the proposed dwelling and that of the neighbouring 
dwelling. The single storey element, whilst extending beyond the neighbours  rear 
elevation, is of a modest depth and height. Both ground and first floor windows 
serving the neighbours would sit comfortably outside of the 45-degree sight lines.
The proposed development would maintain adequate separation distances to the 
surrounding properties with a 1m distance retained from the common boundary 
with Number 138a Linden Avenue.  

  
7.18 Both properties would have passive surveillance to the front of the street and rear. 

Whilst No 142 would be the end property along the street adjacent to a green 
space, there is a buffer of landscaping dividing this space. The level of passive 
surveillance to both the front and rear provides sufficient security measures for 
future occupants. A landscaping condition is also attached which would secure the 
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finer details of boundary treatments which would provide further security 
measures. 

  
7.19 Both proposed dwellings would benefit from rear dormers to accommodate 

habitable rooms within the roof. Following revisions to reduce the bulk, the 
dormers are set in from the sides and are considerably set up from the eaves. 
Number 179 also features a large rear dormer, as does Number 30 Oak Grove 
which is diagonal to the rear of the application site. Therefore, the proposed 
dormers would not be out-of-character with the area. The dormers have been 
revised during the course of the assessment to ensure they appear subservient 
within the rear roof slope. They would maintain a set in from the perimeters of the 
roof slopes and the overall design and use of matching materials would support
the quality of the architectural design of the dwellings.    

  
7.20 The proposed roof lights are centrally placed and would be in alignment with each 

other. It is therefore considered that the front roof lights would appear as discreet 
additions when viewed from the street scene. 

  
7.21 As such, it is considered that the design is in keeping with the character and 

appearance of the surrounding area and its visual impact is considered 
acceptable, subject to the submission and approval of the details of proposed 
materials (Condition 4). The proposal as submitted shows that an appropriate level 
of landscaping can be achieved. The details and specification for the landscaping 
would be secured by Condition 5. 

  
 Basement (Design) 
  
7.22 Part B and C of Policy DMHD 3 of the Hillingdon Local Plan Part 2: Development 

Management Policies (2020) focus on the design implications of basements in 
terms of neighbours and local character. It states:  
B) Schemes should ensure that they:  
i) do not harm the amenity of neighbours;  
ii) do not lead to the loss of trees of townscape or amenity value;  
iii) do provide satisfactory landscaping, including adequate soil depth;  
iv) do not harm the appearance or setting of the property or the established 
character of the surrounding area, for example through the introduction of front 
lightwells; and  
v) do protect important archaeological remains.  
C) The Council will not permit basement schemes which include habitable rooms 
and other sensitive uses in areas prone to flooding. 

  
7.23 The application proposes the creation a basement beneath one of the proposed 

dwellings. In terms of the overall design of the basement, it would be sited under 
the footprint of the two-storey element of proposed Number 140 Linden Road and 
would measure approximately 49sqm in floorspace with a floor to ceiling height of 
2.5m. It would be set in from the boundary of the existing adjoining neighbours 
and as such would not cause any harm to this neighbours  amenity given the set 
in and subterranean location. The proposed use would be as a hobby room or 
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home gym for the proposed dwelling; therefore, no concerns are raised regarding 
outlook from and light to this proposed space.  

  
7.24 A basement is not proposed for the eastern dwelling (shown as Number 142 on 

the proposed drawings) due to the proximity to trees. The basement is proposed 
only under the western dwelling to ensure it is outside of root protection areas. 
The basement visually would not be seen from the street scene and does not 
feature a light well. Therefore, there would not be any harmful impact on the visual 
amenity or character of the area and street scene. 

  
7.25 Concerns have been raised regarding the construction management of the 

basement, potentially leading to surface flooding and structural issues. A 
construction management plan would be secured by condition in relation to the 
development. Whilst soil would be removed from the site to facilitate the 
basement, this would be a modest basement in the context of the overall site. A 
construction management plan is sufficient to ensure that its construction would 
be carried out with minimal impacts on the wider neighbourhood.  As the proposed 
dwelling would not be attached to any existing neighbouring dwellings, it would not 
cause any structural concern from a planning perspective. It would however be 
required to meet building regulations criteria which would look thoroughly into any 
structural and drainage matters. An informative is attached reminding the applicant 
of the need to comply with other regulations including building control and 
environmental regs outside the realms of the planning assessment.   

  
7.26 The overall size, positioning and design of the basement would therefore comply 

with Parts B and C of Policy DMHD 3 of the Hillingdon Local Plan Part 2: 
Development Management Policies (2020). Part A of this policy (Drainage, 
flooding and groundwater conditions) are discussed further within paragraphs
7.85-7.91 of this report below. 

  
 Conclusion (Design/Character and Appearance)  
  
7.27 Overall, the proposed design of the development would fit in with the character 

and appearance of the street scene. Whilst it would create a pair of semi-detached 
properties towards the end of the street, their overall style, design features and 
roof form would ensure both properties blend into the wider streetscape. The 
proposed massing and layout are comparable with the prevailing character along 
this part of Linden Avenue and visually would appear proportionate to the site. In 
light of the above, it is considered that the proposed development would not cause 
harm to the character and appearance of the area, in accordance with Policies D3 
and D4 of the London Plan (2021), Policy BE1 of the Hillingdon Local Plan: Part 1 
- Strategic Policies (2012) and Policies DMHD 3 , DMHB 11 and DMHB12 of the 
Hillingdon Local Plan: Part 2 - Development Management Policies (2020). 

  
 Residential Amenity 
  
7.28 Policy DMHB 11 of the Hillingdon Local Plan: Part Two - Development 

Management Policies (2020) states that all development will be required to be 
designed to the highest standards and incorporate principles of good design. It 
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should also not adversely impact on the amenity, daylight and sunlight of adjacent 
properties and open space. The Council will aim to ensure that there is sufficient 
privacy for residents, and it will resist proposals where there is an unreasonable 
level of overlooking between habitable rooms of adjacent residential properties or 
onto private open spaces. 

  
7.29 Numbers 138 and 138A Linden Avenue are adjacent to the site along its side 

boundary to the southwest. These are new builds with hipped crown roofs, with 
No.138A sharing the mutual boundary with the application site. To the north of the 
site, across the road, are numbers 177 and 179 Linden Avenue. Number 2 Beech 
Avenue is located to the southeast of the site, adjoining the rear boundary of the 
application site. Given separation distances, there are no other neighbouring 
properties considered potentially affected.  

  
 Number 138A Linden Avenue  
  
7.30 The proposed development would be set in an appropriate distance from the 

common boundary with No 138A Linden Avenue. The proposed dwelling at 140 
would be set approximately 1m off the mutual boundary with Number 138A and 
would be over 2m from the side wall of the neighbouring dwelling. No138A benefits 
from two side windows which serve bathrooms. To the front, the building lines 
generally align with a slight projection forward for the proposed gable feature. The 
gable feature would be set in further from the boundary and generally aligns with 
the entrance door to No. 138A. Given this arrangement to the front, Officers are 
satisfied that the nearest front elevation window serving the kitchen at Number
138A would not be impacted in terms of loss of outlook, daylight, sunlight or sense 
of enclosure. This nearest window would also comfortably pass the 45-degree
test.  

  
7.31 To the rear, the proposed development would be part single storey, part two 

storey. The two-storey rear building line (the principle rear building line) would 
align with No.138A. The proposed single storey rear projection would extend 3.4m 
past the rear elevation of No.138A. The depth of this projection is widely accepted 
in local policy for residential dwellings (notably 3.6m in the local plan with respect 
to single storey rear extensions for semi-detached properties such as these 
proposed). The proposed single storey rear extension/element would clear the 45-
degree sight line at both ground and first floor level windows of this neighbouring 
dwelling. The nearest window at ground floor of No 138A would serve a living area. 
Given that the single storey element is set in from the common boundary, it would 
not lead to a loss of outlook or sense of enclosure or overbearing impact. As the 
window is also outside the 45-degree line of the development, it would meet the 
BRE Daylight Sunlight guidance and as such would not cause any harmful loss of 
daylight, sunlight or overshadowing concerns.  

  
7.32 Officers are also satisfied that the neighbouring garden would meet BRE guidance 

set out in para 3.3.7 which recommended that at least half of the amenity areas or 
garden can receive at least 2 hours of sunlight on 21 March. Due to the overall 
size of the neighbours garden, it would comply with this criteria. 
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7.33 The proposed dwellings would benefit from side windows which would serve 
bathrooms. A condition (Condition 14) would secure this as obscured glazing and 
non-opening below 1.8m. The first-floor rear windows would face onto the rear 
garden with no direct overlooking of immediate private amenity space of the 
neighbours. Therefore, it is not considered that this would cause any loss of 
privacy or overlooking.  

  
 Numbers 177 and 179 Linden Avenue  
  
7.34 Directly opposite the site to the north lies Nos. 177 and 179 Linden Avenue. The 

views from the front elevation windows of the application site would not be too 
dissimilar to that of the existing arrangement, and it is generally expected that 
fenestration arrangements fronting a highway would have less reliance on 
protecting amenity space. These windows provide a level of security onto a street 
and are already compromised by passing pedestrians and traffic. Notwithstanding 
this, the proposal would maintain approximately 21m distance between the first-
floor windows and the front windows of both these neighbouring properties. This 
is in the line with the policy requirements. Consequently, there would be no harm 
to the residential amenity of these neighbouring properties.  

  
 Number 2 Beech Avenue 
  
7.35 The proposed development abuts the rear garden of No.2 Beech Avenue to the 

south. It is acknowledged that the proposed first floor rear windows would provide 
oblique views into the rear garden of Number 2 Beech Avenue. However, a mutual 
degree of overlooking between first floor windows from Number 2 and the rear 
garden of the application site already exists, which is not uncommon in suburban 
locations such as this. In addition, at first floor there is approximately 30m 
separation distance between the first-floor windows at No.2 and the application 
site. It is therefore considered that the proposed first floor rear windows would not 
result in such a material loss of privacy as to warrant a reasonable ground for 
refusal on this basis. This property is also sufficient distance away to not adversely
impact on the daylight, sunlight or sense of enclosure experienced by residents of 
Number 2 Beech Avenue,  

  
7.36 Consequently, the proposal is not considered to result in an unneighbourly form 

of development, or to adversely affect neighbouring residential amenity. Having 
regard to the above, it is considered that the proposed development would not 
unduly impact on the living conditions of neighbouring occupiers. It would therefore 
comply with Policy DMHB 11 part B) of the Hillingdon Local Plan: Part 2-
Development Management Policies (2020). 

  
 Quality of Residential Accommodation (Internal and External) 
  
 Internal 
  
7.37 Regarding internal accommodation, Policy D6 of the London Plan (2021) sets 

out the requirements for the gross internal floor area of new dwellings at a 
defined level of occupancy. Table 3.1 of the London Plan (2021) sets out the 
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same gross internal area space standards set out in the technical housing 
standards - nationally described space standard (2015). Policy DMHB 16 of the 
Local Plan (2020) aligns with this policy.  

  
7.38 Policy DMHB 16 of the Hillingdon Local Plan: Part 2 - Development Management 

Policies (2020) states that all housing development should have an adequate 
provision of internal space to provide an appropriate living environment. The space 
standards set out in Table 5.1 of the Hillingdon Local Plan: Part 2 - Development 
Management Policies (2020) are the same as those found in Table 3.1 of the 
London Plan (2021). 

  
7.39 The London Plan and nationally described space standard (2015) requires double 

bedrooms to have a floor area of at least 11.5 square metres and be 2.55m wide, 
and for single bedrooms to have a floor area of at least 7.5 square metres and be 
2.15m wide.  

  
7.40 The proposed development comprises 2 new dwellings (1 x three-bedroom and 1 

x four-bedroom). Within Table 3.1 of London Plan (2021) Policy D6 requires the 
following: 
Two storey, three-bedroom and 6 person = 102sqm + 2.5sqm storage 
Two storey, four-bedroom and 7 person = 115sqm + 3sqm storage 

  
7.41 The proposed development would provide the following:  

Number 142 Linden Avenue: 131.1sqm (two storey, three-bedroom and 6 person)
Number 140 Linden Avenue: 200.4sqm (two storey, four-bedroom and 7 person) 
 

  
7.42 As demonstrated above and on the plans, both proposed units would meet the 

minimum space standard requirement set out in Policy D6 of the London Plan 
(2021). Each of the proposed double bedrooms would have a floor area of at least 
11.5 square metres, and the single bedrooms have a floor area of at least 7.5 
square metres. In addition, they would have adequate storage and room widths.
All the habitable rooms would be served by windows fitted in the front or rear 
elevation, thereby providing adequate levels of light and outlook.  

  
7.44 On the above basis, it is considered that the proposed development would provide 

satisfactory internal living conditions for future occupants, in accordance with 
Policy DMHB 16 of the Hillingdon Local Plan: Part 2 -Development Management 
Policies (2020) and Policy D6 of the London Plan (2021). 

  
 External 
  
7.45 Policy DMHB 18 of the Hillingdon Local Plan: Part 2 - Development Management 

Policies (2020) states that all new residential development and conversions will 
be required to provide good quality and usable private outdoor amenity space. 
Amenity space should be provided in accordance with the standards set out in 
Table 5.3, which requires flats with three bedrooms to provide a minimum of 30 
square metres of private useable amenity space. 
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7.46 The proposed development would provide the following private amenity space 
provision:  
Number 140 = 112 sqm 
Number 142 = 119sqm 

  
7.47 The figures quoted above do not include the side passageways leading to the rear 

gardens because these areas do not constitute 'useable private amenity space'. 
There is an acceptable provision of private amenity space that would be afforded 
to the future occupiers of the proposed dwellings.  

  
7.48 The proposal would be in accordance with Policy DMHB 18 of the Hillingdon Local 

Plan: Part 2 - Development Management Policies (2020). 
  
 Accessibility 
  
7.49 This proposal for the erection of two semi-detached dwellings has been reviewed 

with reference to London Plan Policy D7. No accessibility concerns are raised 
subject to the two conditions securing step free access (Condition 9) and 
compliance with the technical specifications for an M4(2) dwelling (Condition 10). 

  
 Highways and Parking 
  
 Site Characteristics and background 
  
7.50 The site is located at the end of a cul-de-sac positioned within a private 

(unadopted) section of Linden Avenue in Ruislip. In the main, the surrounding 
properties exhibit frontages with on-plot parking. The area is devoid of parking 
controls and exhibits a public transport accessibility level (PTAL) rating of 2 which 
is considered , heightens dependency on private car ownership 
and usage 

  
 Parking Provision & Internal Parking Layout 
  
7.51 Hillingdon Local Plan: Part 2 Policy - DMT 6 requires that new development will 

only be permitted where it accords with the council's adopted parking standards 
unless it can be demonstrated that a deviation from the standard would not result 
in a deleterious impact on the surrounding road network. London Plan (2021)
Policy T6.1 (Residential Parking) requires that new residential development 
should not exceed the maximum parking standards as set out in table 10.3.   

  
7.52 The requirement for a three/four bedroom dwelling with curtilage is for 1 space to 

be provided on-site to comply with the overriding regional parking standard. 
Revisions were sought to reduce the two spaces per unit to one space per unit, to
conform with planning policy. The revisions provided now show one vehicle space 

Officer has raised no objection to this parking provision and does not envisage 
highway safety or traffic concerns to the wider street scene.   
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 Electric Vehicle Charging Points (EVCPs) 
  
7.53 In line with the London Plan (2021), within the final parking quantum there is a 

requirement for a minimum 20% 'active' EVCP provision with all remaining spaces 
being designated as 'passive' provision. In this case, the proposal should 
incorporate 1 'active' space per unit which the applicant has confirmed on the 
proposed site plan. 

  
 Cycle Parking 
  
7.54 In terms of cycle parking there should be a provision of 1 secure and accessible 

space per unit to conform to the adopted borough cycle parking standard. Secure 
accommodation of 3 spaces per unit is indicated to the rear of the build which is 
considered an appropriate arrangement. The details and specification of the cycle 
store will be secured by Condition 5. 

  
 Vehicular Access Provision/ Access Visibility Requirements 
  
7.55 There are currently two carriageway crossings emerging onto the roadway and it 

Linden Avenue, the Highway Authority (HA) has no direct jurisdiction over any 
amendments that may be required and therefore cannot impose appropriate scale 
or construction design parameters/standards. 

  
7.56 Notwithstanding this point, these crossings are to remain but with minor 

realignment for the purposes of the new build which is considered acceptable in 
principle subject to satisfying the safety requirement. In safety terms, any frontage 
boundary treatment with Linden Avenue should be avoided (as is the case at 
present) to help ensure satisfactory sight-line inter-visibility between vehicles and 
pedestrians using the roadway. This would be secured by Condition 15.  

  
 Vehicular Trip Generation  
  
7.57 Local Plan: Part 2 Policies DMT 1 and DMT 2 require the council to consider 

whether the traffic generated by proposed developments is acceptable in terms of 
the local highway and junction capacity, traffic flows and conditions of general 
highway or pedestrian safety. There will be little discernible difference in vehicle 
bound activity as compared to activity linked with the existing single dwelling.
Hence any generated activity can therefore be absorbed within the local road 
network without notable detriment to traffic congestion and road safety. Sufficient 
room for manoeuvring would remain for emergency service vehicles. Given the 
sites location towards the end of a private road, sufficient space would be 
maintained for emergency vehicles to access the site without causing any road 
safety issues.  

  
 Refuse Collection 
  
7.58 Refuse collection will continue via the roadway. To conform to accepted 'waste 

collection distances' from the public highway, the storage area should ideally be 
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positioned within 10m of a refuse vehicle. A bin storage area for both dwellings is 
depicted to the rear of the build which exceeds the said parameter. However, it is 
accepted that it is highly likely that an informal on-plot management regime will 
be established to ensure that any refuse is positioned within the above distance 
parameter on collection days. The details and specification for the bin stores will 
be secured by Condition 5. 

  
 Construction Management Plan (CMP) 
  
7.59 A full and detailed CMP would be a requirement given the constraints and 

sensitivities of the local residential road network to avoid/minimise potential 
detriment to the public realm. This would be secured by Condition 3. 

  
 Conclusion (Highways and Parking) 
  
7.60 The Highways Authority have been consulted on the application and are satisfied 

that the proposal would not discernibly exacerbate congestion or parking stress 
and would not raise any measurable highway safety concerns, subject to 
appropriate conditions as discussed above.  

  
 Noise 
  
7.61 Policy D14 of the London Plan (2021) requires that proposals minimise noise 

pollution and Policy EM8 of the Hillingdon Local Plan: Part 1 - Strategic Policies 
(2012) promotes the maximum possible reduction in noise levels and seeks to 
ensure that noise impacts can be adequately controlled and mitigated. 

  
7.62 The site would be used in an exclusively residential capacity. As such, in terms 

of the operational phase of the proposed development, no significant issues are 
considered to be raised by the proposal, in respect to noise. Condition 3 has 
been added requiring the submission of a Construction Management Plan to 
minimise noise and other emissions caused during the construction phase as far 
as practicable. 

  
 Air quality 
  
7.63 The application site is not located within an Air Quality Management Area nor 

Focus Area. 
  
 Security  
  
7.64 The proposed development is not considered to compromise the security of the 

application site or adjoining sites. The overall design of the building is satisfactory 
and would provide natural surveillance on the street scene to the wider benefit of 
the area.  

  
 Trees and Landscaping 
  
7.65 Policy D5 of the London Plan (2021) states that development proposals should 
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 integrate green infrastructure to contribute to urban greening, including the public
realm. Policy DMHB 14 of the Hillingdon Local Plan: Part Two  Development 
Management Policies (2020) requires that all development retains or enhances 
existing landscaping, trees, and biodiversity. 

  
7.66 The trees located on the land adjacent to the application site are subject to Tree 

Preservation Orders (TPOs) and are managed by Hillingdon Council. Revisions to 
the development were sought following concerns raised by the Tree Officer 
regarding potential root disturbance. 

  
7.67 The revisions included reducing the width of Number 142 and providing additional 

information regarding the foundations (engineered floor slab supported on 
concrete piles) and utilities. It is noted that T1, T2, T3 and G1 are outside of the 
red line boundary and the agent has confirmed the proposal does not propose the 
removal of any of these trees.  

  
7.68 The utilisation of engineered foundations and use of minimal-dig sub-base and 

porous paving for hard landscaped areas would minimise the construction-related 
impacts associated with the proposed new dwellings upon the root systems of 
trees within neighbouring land to the east of the existing property. 

  
7.69 Some confined excavation would be necessary to install new utility services within 

the root protection area (RPA) of T4 and the impacts associated with this could be 
minimised using hand digging. Facilitation pruning is necessary to implement the 
proposed scheme and the Tree Officer has confirmed that this would not 

 
  
7.70 The proposed scheme accords with council policy DMH6 (point iv) on the basis 

that all trees potentially affected would be retained. It also accords with policy 
DMHB14 on the basis that: 
A) all trees potentially affected by the development would be retained 
D) this report provides an accurate survey of all trees potentially affected by the 
development that indicates their height, spread, species and Root Protection 
Areas, and provides draft protection recommendations. 

  
7.71 The application is supported by an Arboricultural Impact Assessment Report and

a draft 
Officer and Landscape Officer and found to be acceptable, subject to the receipt 
of a detailed Arboricultural Method Statement (AMS) and Tree Protection Plan 
(TPP). These would be secured by Condition 6.  

  
7.72 The proposed development would include landscaping works to the front, sides 

and rear gardens as demonstrated with the proposed block plan. The level of 
landscaping proposed would create sufficient greenspace and improve its overall 
quality on the current situation. The landscaping would help integrate the 
development with the surrounding properties and subject to a comprehensive 
landscaping plan (secured by Condition 5), it is considered that the proposed 
development would comply with Policy DMHB14 of the Hillingdon Local Plan 
(2020).  
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 Ecology and Biodiversity 
  
7.73 Policy DMEI7 of Hillingdon Council's Local Plan Part Two Development 

Management Policies (2020) states that if development is proposed on or near to 
a site considered to have features of ecological or geological value, applicants 
must submit appropriate surveys and assessments to demonstrate that the 
proposed development will not have unacceptable effects. The development must 
provide a positive contribution and enhancement of the site or feature of ecological 
value.  

  
7.74 The site does not contain any ponds, open woodland or dense scrub and

shrubbery. It is therefore considered that the likelihood of protected species being 
present at the site is low. As such, an ecology assessment is not required. The 
position would be in accordance with Circular 06/05: Biodiversity and Geological 
Conservation  Statutory Obligations and their impact within the Planning System
which states that earing in mind the delay and cost that may be involved, 
developers should not be required to undertake surveys for protected species 
unless there is a reasonable likelihood of the species being present and affected 
by the development . 

  
7.75 In the event of an approval, an informative would be secured advising that should 

protected species be found on the site, the applicant must fulfil their duties under 
the Wildlife and Countryside Act 1981.  

  
 Biodiversity Net Gain 
  
7.76 In England, Biodiversity Net Gain (BNG) is mandatory under Schedule 7A of the 

Town and Country Planning Act 1990 (as inserted by Schedule 14 of the 
Environment Act 2021). It became mandatory for major developments on 12 
February 2024 and small sites on 2 April 2024. Developers must deliver a BNG 
of at least 10%. This means a development will result in more or better-quality 
natural habitat than there was before development. The landowner is legally 
responsible for creating or enhancing the habitat and managing that habitat for at
least 30 years to achieve the target condition. 

  
7.77 Policy 15 of the National Planning Policy Framework (2023) states that planning 

decisions should contribute to and enhance the natural and local environment by 
minimising impacts on and provide net gains for biodiversity. 

  
7.78 Paragraph 8.6.6 of Policy G6 of The London Plan (2021) states that biodiversity 

net gain is an approach to development that leaves biodiversity in a better state 
than before. Losses should be avoided, and biodiversity offsetting is the option of
last resort. Policy EM7 of Hillingdon Council's Local Plan Part One Strategic 
Policies (2012) states that Hillingdon's biodiversity and geological conservation 
will be preserved and enhanced, with particular attention given to improving 
biodiversity from all development. 

  
7.79 During the process of the application a Biodiversity Net Gain Assessment was 
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requested and provided. The BNG metric confirms at least 15% net gain would be 
achieved. The figures demonstrate that the habitat being put back into the site 
would be increased to the front, along the sides and to the rear garden. The
landscaping works would be a better-quality arrangement than the existing site 
circumstances and given their locations within the perimeter of the boundary, the 
Local Planning Authority are satisfied that the management of these areas can be 
maintained over a 30-year cycle as required. Since the metric was submitted, 
revisions indicate an increase in soft landscaping, which would result in more than 
this being provided. The improvement on the existing BNG value is therefore 
accepted and Condition 8 has also been attached to ensure that the BNG would 
be managed and monitored as required by the statutory regulations.  

  
7.80 As such, the application would be able to provide a 10% increase in biodiversity. 

Therefore the statutory condition (Condition 8) and informative have been added 
to the recommendation which requires a written 30-year Habitat Management Plan 
(HMP) for the site to be submitted to and approved in writing by the Local Planning 
Authority. 

  
 Flooding and Drainage 
  
7.81 Policy SI 12 of the London Plan (2021) states that development proposals should 

ensure that flood risk is minimised and mitigated, and that residual risk is 
addressed. Policy SI 13 of the London Plan (2021) states that development 
proposals should aim to achieve greenfield run-off rates and ensure that surface 
water run-off is managed as close to its source as possible. 

  
7.82 Policy DMEI 9 of the Hillingdon Local Plan: Part 2 - Development Management 

Policies (2020) states that proposals that fail to make appropriate provision for 
flood risk mitigation, or which would increase the risk or consequences of flooding, 
will be refused. 

  
7.83 Policy DMEI 10 of the Hillingdon Local Plan: Part 2 - Development Management 

Policies (2020) states that applications for all new build developments (not 
conversions, change of use, or refurbishment) are required to include a drainage 
assessment demonstrating that appropriate sustainable drainage systems (SuDS) 
have been incorporated in accordance with the London Plan Hierarchy. 

  
7.84 The application site lies within Flood Zone 1 of the Environment Agency's Flood 

Risk Map and a Critical Drainage Area. This means the site is classified as being 
at low risk and defined as having a less than 1 in 1,000 annual probability of fluvial 
and tidal flooding. Notwithstanding this point, all development applications for 
residential development should actively demonstrate how water generated by the 
site shall be managed within the site boundary.  

  
7.85 In the event of approval, a condition (Condition 11) would be secured requiring a 

sustainable water management scheme, with the incorporation of Sustainable 
Urban Drainage Systems (SUDS), to be submitted to the Council for 
consideration. 
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 Basement (Drainage, Flooding, Groundwater Conditions) 
  
7.86 Part A of Policy DMHD 3 of the Hillingdon Local Plan Part 2: Development 

Management Policies (2020) focuses on the drainage, flooding, groundwater 
aspects of a basement development. It states:  
'A) When determining proposals for basement and other underground 
development, the Council require an assessment of the scheme's impact on 
drainage, flooding, groundwater conditions and structural stability. The Council will 
only permit basement and other underground development that does not cause 
harm to the built and natural environment and local amenity and does not result in 
flooding or ground instability. Developers will be required to demonstrate by 
methodologies appropriate to the site that their proposals: i) avoid adversely 
affecting drainage and run-off or causing other damage to the water environment; 
ii) avoid cumulative impacts upon structural stability or the water environment in 
the local area. 

  
7.87 A Basement Impact Assessment (BIA) was requested and received during the 

course of the application. The BIA was carried out by GEA Geotechnical 
Consultancy and signed off by the Consultancy Senior Geotechnical Engineer. 
Part 3 of the BIA provided details of the site ground conditions including 
accompanying Geological Survey Map which indicates that Lambeth Group rock 
is likely to be prevailing geological rock strata within the site. This is supported by 
evidence from borehole digs at a neighbour site (Eastcote Industrial Estate) drilled 
approximately 170-190m north-east of the site.  The Lambeth Group type rock is 
classified by the Environment Agency as a Secondary A Aquifer which comprise 
permeable layers that can support local water supplies at a local level which is 
significant in ensuring reduction of surface water.    

  
7.88 The BIA report also notes that the nearest surface water feature to the site is 

located 419m to the southeast and likely to be a drain within Pine Recreation 
Ground. It also notes that the site is note in an area at-risk of flooding from rivers 
or sea or having a surface water flood risk or ground water flood risk.  

  
7.89 The BIA indicates that the basement would extend a depth of 2.5m where Lambeth 

Group rock is likely to be the predominant rock type. Any groundwater occurrences 
within this area is unlikely to form a coherent water table or support any significant 
groundwater flow. Any such water can also flow around the proposed basement 
given the set-ins from the site boundaries.  An accompanying Envirocheck report 
also confirms that the site is not located within an area at risk from surface water 
or groundwater flooding. There is also sufficient garden and drainage space 
retained on the site were surface water to occur.  

  
7.90 The BIA Head of Environmental Specialists. 

They have raised no objections to the detail included within the report. The 
Officer highlights that the basement is not shown to be within an area with a 
susceptibility to ground water flooding and there is a very low risk of harm 
associated with the basement in relation to flooding. The Environment A  
Susceptibility to Flooding map demonstrates that the site is situated a significant 
distance away from the nearest areas susceptible to flooding risk. The Cou
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Environmental Officer is therefore satisfied that there is no known flooding 
problems mapped at the site and as such raises no objections to the modest 
basement extension. Given the basement does not extend the full width of the 
site, which allows space for groundwater to move around the site without 
increasing risk to the surrounding properties, there is no objection in principle to 
a proposed basement on drainage principles.  

  
7.91 The Environmental Officer has also noted that the structural stability of the 

basement and water tightness would also be secured under a building regulation 
application which is outside the remit of the planning regulations. An informative 
has been recommended to ensure the applicant is aware of the need to comply 
with building and environmental regulations.  

  
7.92 It is considered that the proposal would not significantly increase the risk of 

flooding at the site or elsewhere, in compliance with Policies DMEI 9 and DMEI 10 
of the Hillingdon Local Plan: Part 2 - Development Management Policies (2020) 
and Policies SI 12 and SI 13 of the London Plan (2021). 

  
 Sustainability 
  
7.93 Policy DMEI 2 of the Hillingdon Local Plan (2020) requires all developments to 

make the fullest contribution to minimising carbon dioxide emissions in 
accordance with the London Plan targets. 

  
7.94 The proposed development is of a minor scale therefore whilst the principle of SI 

2 (carbon reduction) is relevant, the London Plan Policy applies more 
specifically, to major scale applications. The applicant is therefore not required to 
submit an energy statement with the application or demonstrate a policy level of 
on-site savings. Notwithstanding this point, the modern construction of the 
development would be considered as providing sufficient energy savings itself 
and therefore, the development would comply with the principles of the carbon 
saving development plan policies. 

  
7.95 A condition (Condition 11) would be secured requiring the proposed development 

to achieve as a minimum, a water efficiency standard of no more than 110 litres 
per person per day maximum water consumption (to include a fixed factor of water 
for outdoor use of 5 litres per person per day in accordance with the option 
requirement defined within Approved Document G of the Building Regulations). 

  
7.96 The proposal would therefore be compliant with Policy SI 2 of the London Plan 

(2021) and Policy DMEI 2 of the Hillingdon Local Plan: Part 2 - Development 
Management Policies (2020). 

  
 Airport Safeguarding  
  
7.97 Policy DMAV 1 of the Hillingdon Local Plan (2020) states that the Council will 

ensure that uses such as housing, education and hospitals are not located in 
areas significantly affected by aircraft noise without acceptable mitigation 
measures. 
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7.98 The application site is within 3km of the Northolt RAF site. However, as the site 

is within an established residential area within this zone, it is considered that 
visibility and audibility of aircraft operations associated with RAF Northolt would 
not be of significant harm to the living conditions of future occupiers.  

  
7.99 It is therefore considered that it would be unreasonable to refuse the application 

on the ground of harm to the residential amenity of the future occupiers, in respect 
to aircraft noise associated with RAF Northolt. 

  
 Land Contamination 
  
7.100 The site is not located within an area identified as being subject to potential land 

contamination. 
  
 Fire Safety 
  
7.101 Policy D12 of the London Plan states that all developments must achieve the 

highest standards of fire safety. However, it is major developments that require 
the submission of a supporting Fire Statement.  

  
7.102 Given that the proposal is for two dwellings that would have a street frontage there 

is unobstructed outside space on the road to accommodate fire appliances and to 
serve as an evacuation assembly point. It is considered that the design of the 
proposal would enable effective evacuation from each dwelling. The application is 
therefore considered to be in general accordance with Policy D12 of the London 
Plan.  

  
  
8 Other Matters 
  
 Human Rights 
  
8.1 The development has been assessed against the provisions of the Human Rights 

Act, and in particular Article 1 of the First Protocol and Article 8 of the Act itself. 
This Act gives further effect to the rights included in the European Convention on 
Human Rights. In arriving at this recommendation, due regard has been given to 
the applicant's reasonable development rights and expectations which have been 
balanced and weighed against the wider community interests, as expressed 
through third party interests / the Development Plan and Central Government 
Guidance. 

  
 Equality 
  
8.2 Due consideration has been given to Section 149 of the Equality Act with regard 

to the Public Sector Equality Duty in the assessment of this planning application. 
No adverse equality impacts are considered to arise from the proposal. 
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 Local Finance Considerations and CIL 
  
8.3 The Council adopted its own Community Infrastructure Levy (CIL) on 1st August 

2014. The Hillingdon CIL charge for residential developments is £95 per square 
metre of additional floor space. This is in addition to the Mayoral CIL charge of 
£60 per square metre. CIL rates are index linked. The proposal involves the 
erection of new dwellings and is therefore CIL liable if planning permission is 
granted. 

  
9 Conclusion / Planning Balance 
  
9.1 On balance, the proposed development would have a satisfactory impact on the 

character and appearance of the area and would not give rise to any undue harm
to neighbouring amenities, or the local highway network. Additionally, adequate 
living accommodation would be provided for future residents. The proposal would
contribute additional family sized dwellings to the borough's housing stock.  

  
9.2 The proposal is considered to comply with the Development Plan and no material

considerations indicate that a contrary decision should be taken. Consequently, 
the application is recommended for approval subject to the conditions set out in 
Appendix 1. 

  
  
10 Background Papers 
  
 Relevant published policies and documents taken into account in respect of this 

application are set out in the report. Documents associated with the application 
(except exempt or confidential information) are available on the Council's 
website here, by entering the planning application number at the top of this 
report and using the search facility. Planning applications are also available to 
inspect electronically at the Civic Centre, High Street, Uxbridge, UB8 1UW upon 
appointment, by contacting Planning Services at planning@hillingdon.gov.uk. 

  
  

 

 
 






































